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PLANNING AND ZONING COMMISSION MEETING 
Tuesday, January 27, 2015 

6:00 P.M. 
COUNCIL CHAMBERS 

CITY HALL, 200 NORTH DAVID STREET 
 

Meetings can be viewed online at www.casperwy.gov on the Planning and Zoning Commission 
web page. 

              
 

PLANNING AND ZONING POLICY 
PUBLIC STATEMENTS 

 
I. Use of Cellular Telephones is Not Permitted, and Such Telephones Shall Be Turned Off 

or Otherwise Silenced During the Planning and Zoning Commission Meeting. 
 
II. Speaking to the Planning and Zoning Commission (These Guidelines Are Also Posted at 

the Podium in the Council Chambers) 
• Clearly State Your Name and Address. 
• Please Keep Your Remarks Pertinent to the Issue Being Considered by the Planning 

and Zoning Commission. 
• Please Do Not Repeat the Same Statements that Were Made by a Previous Speaker. 
• Please Speak to the Planning and Zoning Commission as You Would Like to Be 

Spoken To. 
• Please Do Not Address Applicants or Other Audience Members Directly. 
• Please Make Your Comments at the Podium and Directed to the Planning and Zoning 

Commission. 
 
III.     The City of Casper Planning and Zoning Commission is a volunteer body composed of 

members of the Casper Community, and appointed by the Casper City Council.  The 
Commission acts as a quasi-judicial panel, making final decisions on some specific items, 
and recommendations to the City Council on others as dictated by law.  The Commission 
may only consider evidence about any case as it relates to existing law.  The Commission 
cannot make or change planning or zoning laws, regulations, policies or guidelines. 

 
AGENDA 

 
I. CALL TO ORDER. 
 
II. MINUTES: 
 
III. PUBLIC HEARINGS: 
 

A. PLN-14-067-R – (Continued from November 25, 2014) Petition to vacate and 
replat all of Lots 15 – 32, inclusive, Cloud Peak Lane, and a Portion of Tract 
G, Greenway Park II, to create Greenway Park III, comprising 15.095-acres, 
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more or less, generally located north of East 21st and east of South Missouri 
Streets.  Applicant:  Haystack Properties, LLC. 
 

B. PLN-14-068-S – (Continued from November 25, 2014) Planned Unit 
Development (PUD) site plan amendments to the Greenway Park PUD (also 
known as “The Preserve”); and detailed site plan approval for Phase III, 
“The Enclave at Greenway Park,” Said amendment to the PUD propose to 
increase the allowable site density from a maximum of 429 dwelling units to a 
maximum of 530 dwelling units, and is reconfiguring the overall site and 
street layout.  The Greenway Park PUD is generally located north of East 
21st Street and east of South Missouri Avenue.   Applicant:  Haystack 
Properties, LLC. 
 

C. PLN-15-001-RZ – Petition to vacate and replat all of Sunrise Hills No. 3, with 
portions of Sunrise Hills No. 9, Sunrise Hills Addition No. 12, Garden Creek 
Hills Patio Homes No. 1, and Tract A, and Harmony Hills No. 1, to create 
Harmony Hills Addition No. 2, comprising 106.16-acres, more or less, 
generally located at the southeast intersection of South Poplar Street and SE 
Wyoming Boulevard; and rezoning of said property from PUD (Planned Unit 
Development) and C-2 (General Business) to R-2 (One Unit Residential) and 
PUD (Planned Unit Development).  Applicant:  High Plains Investments, 
LLC. 
 

D. PLN-15-003-C – Petition for a Conditional Use Permit for a mobile home, for 
security reasons, in an M-1 (Limited Industrial) zoning district, on Lots 16-
17, Block 2, Burlington Addition, located at 440 North Washington Street.  
Applicant:  Dasa Moore and Jessica Moore. 
 

E. PLN-15-004-C – Petition for a Conditional Use Permit for an off-premises 
sign (billboard), in a C-2 (General Business) zoning district, on Lot 3, 
Scotthill Ret Center Phase II, Lot 3, located at 4710 East 2nd Street.  
Applicant:  Powder River Partners, LLC. 

 
IV. COUNCIL ACTIONS: 
 
 
V. SPECIAL ISSUES: 
 
 
VI. COMMUNICATIONS: 
 
 A. Commission 
 B. Community Development Director 
 C. Council Liaison 
 D. Other Communications 
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VIII. ADJOURNMENT 
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January 23, 2015 
 
 
 
MEMO TO: Members, Planning and Zoning Commission 
 
FROM: Liz Becher, Community Development Director 
  Craig Collins, AICP, City Planner 
  Aaron Kloke, MCRP, Planner I 
 
SUBJECT: PLN-14-068-S – (Continued from November 25, 2014) Planned Unit 

Development (PUD) site plan amendments to the Greenway Park PUD (also 
known as “The Preserve”); and detailed site plan approval for Phase III, “The 
Enclave at Greenway Park,” Said amendment to the PUD proposes to increase the 
allowable site density from a maximum of 429 dwelling units to a maximum of 
530 dwelling units, and is reconfiguring the overall site and street layout.  The 
Greenway Park PUD is generally located north of East 21st Street and east of 
South Missouri Avenue.   Applicant:  Haystack Properties, LLC. 

 
PLN-14-067-R – (Continued from November 25, 2014) Petition to vacate and 
replat all of Lots 15 – 32, inclusive, Cloud Peak Lane, and a Portion of Tract G, 
Greenway Park II, to create Greenway Park III, comprising 15.095-acres, more or 
less, generally located north of East 21st and east of South Missouri Streets.  
Applicant:  Haystack Properties, LLC. 

 
 
Recommendation on the Greenway Park PUD Amendment, and the detailed Site Plan for Phase 
III, “The Enclave at Greenway Park”: 
 
In the absence of information that may be presented during public testimony, staff recommends 
that the Planning and Zoning Commission approve the proposed revisions to the PUD Guidelines 
for the Greenway Park PUD (Planned Unit Development); and the detailed Site Plan for Phase 
III, “The Enclave at Greenway Park,” and forward a do-pass recommendation to the City 
Council based on the findings attached as the Exhibit labeled “PUD Findings” to this staff report, 
and with the following conditions: 
 

1. All exterior lighting shall utilize full-cutoff fixtures to prevent off-site glare and light 
intrusion. 
 

2. Prior to review by the City Council, the applicant shall provide a water and sewer study 
to the Public Utilities Department for review and approval, and any necessary 
improvements resulting from the study, either on, or off-site, shall be addressed in the 
Site Plan Agreement. 
 

3. Public access easements shall be provided for all trails and pathways, and said trails and 
pathways shall be constructed to standard City standards. 
 

6



4. There is a discrepancy between the narrative outlining changes to Section VI(D) of the 
PUD Guidelines pertaining to allowing parking on both sides of public streets, and the 
street cross sections provided on Exhibit A (Overall Site Development Plan), which 
shows that public streets are designed for parking on only one side of the street.  Prior to 
final approval of the PUD amendments, the discrepancy shall be corrected. 

 
5. Upon final approval of amendments to the original PUD (Planned Unit Development) 

Guidelines, the applicant shall provide, to the Community Development office, a 
complete set of new PUD Guidelines, both in hard copy and digital format, which shall 
supersede and replace the previously approved Guidelines.   

 
Recommendation on the replat creating Greenway Park III: 
 
In the absence of information that may be presented during the public hearing, staff recommends 
that the Planning and Zoning Commission approve the replat creating the Greenway Park III 
Addition, and forward a “do pass” recommendation to the City Council.   
 
Code Compliance: 
 
Staff has complied with all legal notification requirements of Section 16.24 of the Casper 
Municipal Code pertaining to replats, and Sections 17.12.150 and Chapter 17.52 pertaining to 
site plans and PUD’s (Planned Unit Developments), including notification of property owners 
within three hundred (300) feet by first class mail, posting a sign on the subject property, and 
publishing a legal notice in the Casper Star-Tribune.  The Planning and Zoning Commission is 
responsible for reviewing replats and PUD amendments, and providing a recommendation to the 
City Council to approve, approve with conditions, deny, or table the proposals.  Staff has 
received twenty (20)  letters in opposition from ten (10) individuals in regard to the project, 
which have been attached as exhibits for the Planning and Zoning Commission’s review. 
 
With regard to the proposed PUD Guidelines amendment and the detailed site plan review for 
Phase III, “The Enclave at Greenway Park,” Section 17.12.150(D) of the Casper Municipal Code 
provides the review criteria for the approval of a site plan.  Those criteria include whether the 
site plan is compatible with the goals and policies of the City’s adopted plans.  Other design-
related criteria for the approval of a site plan include the following: 
 

• Promote the efficient use of land by means of a sound arrangement of buildings, safe and 
functional points of access, well planned parking circulation systems, and adequate 
sidewalks and pathways for pedestrians. 

 
• Provide for landscaping, and within high density housing complexes, usable open space, 

such as, but not limited to, bicycle paths, playground areas, courtyards, areas for active 
recreation, swimming pools, landscaping, gardens, walks, outdoor seating areas, outdoor 
picnic areas, and similar open space. 

 
• Preserve and utilize where possible, existing landscape features and amenities, and blend 

such features with the new structures and other improvements. 
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In that the proposal involves a PUD (Planned Unit Development), Section 17.52.010 of the 
Municipal Code states that the purpose of the PUD zoning district is: 
 

“To provide opportunities to create more desirable environments through the application 
of flexible and diversified land development standards under a professional, prepared 
comprehensive plan and program.  The PUD is intended to be used to encourage the 
application of new techniques and new technology to community development which 
will result in superior living or development arrangements with lasting values.  It is 
further intended to achieve economics in land development, maintenance, streets systems, 
and utility networks while providing building groupings for privacy, usable open spaces, 
and vehicle and pedestrian circulation for the inhabitants.” 

 
Pursuant to Section 17.52.020 of the Municipal Code, the findings necessary for the approval of 
a PUD are as follows: 
 

A. Be compatible with the goals and policies of the city master plan and other applicable 
adopted plans and policies; 
 

B. Be compatible with the area surrounding the project site and place no greater demand 
on existing city facilities and services than can be furnished by the city; 

 
C.  Promote the efficient use of land by means of more economical arrangement of 

buildings, circulation systems, land uses, densities, and utilities; 
 

D. Provide for usable and suitably located open space such as, but not limited to, bicycle 
paths, playground areas, courtyards, tennis courts, swimming pools, planned gardens, 
outdoor seating areas, outdoor picnic areas, and similar open space; 

 
E. Demonstrate flexibility and quality in design to permit diversification in the location, 

type, and uses of structures; 
 

F. Combine and coordinate architectural styles, building forms, and building 
relationships within the development and in concert with adjacent and surrounding 
land and development; 

 
G. Minimize impact on adjacent zoning districts by limiting building heights, providing 

screening and/or other buffers; 
 

H. Preserve and utilize where possible, existing landscape features and amenities and 
encourage the harmonious combination of such features with structures and other 
improvements; 

 
I. Be designed and developed as a whole under the control of one owner, partnership, 

corporation, or agency; 
 

J. Consist of such a mixture of uses, density, or characteristic or creative design; 
 

K. Constitute a buffer zone between existing land uses and existing zones; 
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L. Consist of a land area of a minimum of one and one-half acres in size; a smaller land 

area may be permitted with written approval by the Commission. 
 
Summary: 
 
Haystack Properties, LLC has applied for approval of three (3) distinct, but related actions.  The 
first request is for approval of amendments to the Greenway Park PUD (Planned Unit 
Development) Guidelines; The second portion of the request is for the approval of the detailed 
site plan for Phase III, “The Enclave at Greenway Park.”  The final request is for a replat creating 
the Greenway Park III Addition.   
 
The applicant initially applied for Planning and Zoning Commission review in November of 
2014.  At the recommendation of staff, the applicant held a neighborhood meeting on November 
20, 2014.  As a result of comments heard at the neighborhood meeting, the applicant decided to 
make several significant changes to the layout and design of the project, and requested a 
continuance to the January 27, 2015 Planning and Zoning Commission public hearing to allow 
them adequate time to alter their plans.   
 
The Greenway Park PUD (Planned Unit Development), also known as “The Preserve” is located 
north of East 21st Street and east of Missouri Avenue. The original Greenway Park PUD was 
approved in 2008.  Section VI of the PUD Guidelines specified that minor changes to the PUD, 
as well as detailed site plans for each phase, are to be approved administratively by Community 
Development staff, provided detailed site plans or changes are in general conformance with the 
PUD, as approved.  Subsequent to the initial approval of the Greenway Park PUD in 2008, the 
Phase I site plan was approved in 2009, and the Phase II site plan was approved in 2012. Using 
the standards found in Section VI of the approved PUD Guidelines, along with the standards 
found in Section 17.52.130, City staff determined that both Phase I and Phase II were in general 
conformance with the approved PUD Guidelines, and were therefore, approved administratively.  
 
As stated in Section VI of the PUD Guidelines, the original Phasing Plan, boundaries and land 
use areas, as depicted, were conceptual, and subject to alteration through an administrative 
approval process.  As stated in Section 17.52.130(A)(2), it is at the discretion of the Community 
Development Director and the City Engineer to determine if a change is a substantial change 
which must be approved by the Planning and Zoning Commission and City Council, or whether 
a change is a minor change, which may be approved by the Community Development Director. 
 
When the Phase I and Phase II site plans were reviewed and administratively approved, the 
boundaries of those phases did change from the conceptual Phasing Plan, with Phase I being 
much smaller than the original conceptual plan illustrated, and Phase II being larger than the 
original conceptual plan illustrated.  The developer shifted the locations of a number of the 
dwelling units/buildings to the east, in essence, “borrowing” density from the future phases of 
development on the west side of Greenway Park.  The PUD Guidelines specified that the total 
allowable density for the entire PUD would be limited to no more than 7.3 dwelling units per 
acre. The developer was informed at the time that Phase II was approved that at the point at 
which the total the density for the Greenway Park PUD hit its maximum, then no further site 
plans or phases could be approved, and any further development or increase in density would 
require a major amendment to the Greenway Park PUD (Planned Unit Development) Guidelines.  
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A major amendment to a PUD (Planned Unit Development) must be reviewed by the Planning 
and Zoning Commission and City Council, requiring the notification of neighbors and applicable 
public hearing(s).   
 
The applicant has provided a written summary of the requested changes to the PUD Guidelines, 
attached as an Exhibit, for the Commission’s reference.  Many of the changes are minor, or 
simple clean-up type changes.  The most significant changes to the PUD Guidelines are 
discussed below. 
 
The Greenway Park PUD encompasses an area of approximately 58.73-acres. Phase I consisted 
of two hundred eight (208) dwelling units, and Phase II consisted of one hundred sixty (160) 
dwelling units for a total density of 6.3 dwelling units per acre.  The original PUD allowed up to 
a maximum of four hundred twenty nine (429) dwelling units, and Phase I and Phase II together 
account for a total of three hundred sixty eight (368) dwelling units, leaving another sixty one 
(61) dwelling units that could be developed before the PUD reached its maximum allowable 
density.  The developer now wishes to construct Phase III, but would like to increase the density 
and construct one hundred thirty four (134) Big House/Mansion multi-family dwelling units, 
along with twenty-seven (27) single-family residences, for a total increase in the number of 
allowable dwelling units from four hundred twenty nine (429) to five hundred thirty (530).  At 
five hundred thirty (530) dwelling units, the overall density of the PUD would be approximately 
nine (9) dwelling units per acre.  According to Section 17.52.040 of the Municipal Code, the 
maximum permissible density for a PUD (Planned Unit Development) located adjacent to R-1 
(Residential Estate) zoning is twenty-four (24) dwelling units per acre.  The proposed change is 
significantly under the allowed maximum density. 
 
In addition to the requested increase in the number of allowable dwelling units the applicant is 
requesting a change in the type of structures that would be constructed in Phase III.  The original 
PUD presented a concept which the developer referred to at the time as “Mansion Homes.”  
Mansion homes were described as multi-family structures, consisting of three (3) dwelling units, 
and constructed to appear as a single, large residential home.  Additionally, the original PUD 
proposed that two (2) to six (6) unit, two-story townhomes would also be constructed along the 
eastern portion of the PUD.  The developer is now proposing that Phase III be constructed as 
multi-family structures that the developer refers to as a “Big House/Mansion multi-family 
concept.” The Big House/Mansion multi-family concept is a new concept for Casper, and 
according to the developer, is similar to both the Mansion Homes and the townhomes that were 
originally proposed.   The Big House/Mansion multi-family structures will be two (2) stories in 
height, and will consist of structures designed to appear as large, single-family structures 
consisting of between ten (10) and twelve (12) units per building.   
 
As was approved in the original PUD, and required by the Municipal Code, the revised PUD 
provides a buffer between the multi-family development and the existing subdivision to the east 
with landscaping, and by retaining a row of single-family residential lots, a public street 
(Yosemite Parkway) and an open space area along its eastern boundary.  The buffer is further 
enhanced by a recently constructed concrete fence around the Rustic Ridge development, and by 
the significant change in elevation between Rustic Ridge and Greenway Park. 
 
A traffic study has been completed for the project, which took into account the increase in the 
number of dwelling units, and its effect on the surrounding street network.  The traffic study 
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concluded that all intersections within the study area are currently operating at a Level of Service 
(LOS) of A, and are expected to continue to operate at a LOS of A in the year 2040, following 
the completion of the development.  Furthermore, no warrants for the addition of a traffic signal 
were met as a result of the development, and no adverse traffic impacts were noted.  When the 
Greenway Park PUD (Planned Unit Development) was initially approved, a traffic study 
identified a need for a traffic light at the intersection of East 15th Street and South Missouri, 
which the developer paid for and has been installed.  A drainage study and grading plan have 
also been submitted to the City Engineer, and have been approved as meeting all City 
requirements.  
 
The Comprehensive Land Use Plan is the planning document that describes the values and ideals 
expressed by the community for its future.  The Plan was created in 2000 and was based on 
approximately two (2) years of citizen meetings and visioning intended to create a set of goals 
and policies regarding land use and development in the Casper area.   
 
The Future Land Use Plan is a map element of the Comprehensive Land Use Plan that visibly 
sets the City’s policy regarding future zoning and land use patterns.  It also provides assurance 
and direction to property owners and the private development sector with respect to the desired 
development activity of specific areas.  In this case, the Future Land Use Plan element of the 
2000 Casper Area Comprehensive Land Use Plan identifies this area to be appropriately 
developed as “multi-family residential.” The Comprehensive Land Use Plan states that areas 
shown in the plan as multi-family residential are designated for apartment, condominiums, and 
similar higher density types of dwelling units.  Generally these areas are not expected to exceed 
eighteen (18) dwelling units per acre, and tend to be located near arterial streets.  The Greenway 
Park PUD (Planned Unit Development) is consistent with the Future Land Use Plan for the area. 
 
The first finding of Section 17.52.020 of the Casper Municipal Code, necessary to approve a 
PUD (Planned Unit Development), is that the PUD should be consistent with the City’s Master 
Plan (Comprehensive Land Use Plan). While the Comprehensive Land Use Plan is not a binding 
legal document, it is meant to provide general guidance when considering development 
proposals.  As page fifty three (53) of the Comprehensive Plan states, “some goals (of the plan) 
may appear to conflict with one another, particularly in the context of a specific situation, or 
when viewed from a different perspective than the context within which the policy framework 
was written.”  Although some goals and policies of the Comprehensive Land Use Plan appear to 
conflict, they do not exist in isolation, but instead relate to one another.  It is up to the Planning 
and Zoning Commission and the City Council to base its decisions, and reconcile apparent 
conflicts, using their independent judgment.   
The Comprehensive Land Use Plan establishes a list of visions, principles and goals to guide the 
City’s land use policies and decisions.  With regard to the proposed Greenway Park PUD 
amendments, and the development of Phase III, the proposals should be considered in context 
with the following applicable visions, principles and goals of the Comprehensive Land Use Plan: 
 
Vision 1:  Diverse Economy –An expanded, more diversified, and stable economy that 
continuously grows new jobs that pay a higher wage than the current average. 

Principle E – Balance Housing Supply with Demands Created by Economic Growth. 
Goal 7 – Provide a variety of housing types and densities offering convenient and 
affordable housing to meet the demands created by growth in industrial and 
commercial development. 
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Vision 3:  Compact Development – A compact development pattern of cohesive neighborhoods 
and corridors. 
 Principle K – Direct Growth to Encourage Infill and Redevelopment. 

Goal 20 – Direct future development to underutilized or vacant parcels within the 
developed urban area where City services and infrastructure already exist. 
Goal 24 – New infill development should be consistent with existing 
development. 

 
Vision 4:  Cohesive Residential Neighborhoods – Stable, safe, easily-accessible, 
interconnected, cohesive residential neighborhoods.  
 Principle O – Minimize Changes to Existing Residential Neighborhoods. 

Goal 30 – Ensure that changes to existing residential neighborhoods are 
compatible in terms of use, design and scale, and that negative impacts are 
adequately mitigated. 

 
Vision 5:  Open Space Connections – A system of connected parks, open spaces, and trails that 
enriches the lives of citizens by providing opportunities for education, nature, art, fishing, 
wildlife observation, exercise, hiking, conservation of natural areas and social interaction.  
 Principle R – Increase the Interconnection of Open Spaces and Recreational Resources. 

Goal 34 – Develop a system of parks, open space, recreation facilities and 
residential neighborhoods interconnected by pedestrian and bicycle trails and 
greenways. 

  
Vision 8:  Distinct Character – An attractive community with a distinct character as reflected 
by the streetscape, buildings, neighborhoods, and public facilities.  
 Principle W – Protect Casper’s Character. 
  Goal 43 – Foster new development that respects the character of existing 
neighborhoods and the Casper area. 
 Principle Y – Promote High Quality Design. 
  Goal 45 – Promote excellence in site planning, architecture, and the design of 
landscaping, lighting, and signage in all commercial, industrial and residential developments. 
  Goal 46 – Ensure new developments are pedestrian friendly. 
 
Vision 9:  Attainable Housing – A community that offers a full range of housing types to meet 
the needs and expectations of people of all incomes, lifestyles, and age groups.  
 Principle Z – Provide for Adequate Attainable Housing. 

Goal 48 – Promote the availability of adequate, safe, and well-served housing for 
all age groups and populations in the Casper area. 
Goal 50 – Encourage design that mitigates potential impacts of high density 
residential development on established residential neighborhoods. 
Goal 51 – Encourage the distribution of affordable housing in order to achieve a 
diversified community. 

 
The requested replat meets or exceeds all minimum requirements of the Casper Municipal Code; 
therefore, staff is recommending in favor of its approval, without any recommended conditions.   
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January 23, 2015 

 

 

 

MEMO TO: Members, Planning and Zoning Commission 

 

FROM: Liz Becher, Community Development Director 

  Craig Collins, AICP, City Planner 

  Aaron Kloke, MCRP, Planner I 

 

SUBJECT: PLN-14-068-S – (Continued from November 25, 2014) Planned Unit 

Development (PUD) site plan amendments to the Greenway Park PUD (also 

known as “The Preserve”); and detailed site plan approval for Phase III, “The 

Enclave at Greenway Park,” Said amendment to the PUD proposes to increase the 

allowable site density from a maximum of 429 dwelling units to a maximum of 

530 dwelling units, and is reconfiguring the overall site and street layout.  The 

Greenway Park PUD is generally located north of East 21
st
 Street and east of 

South Missouri Avenue.   Applicant:  Haystack Properties, LLC. 

 

PLN-14-067-R – (Continued from November 25, 2014) Petition to vacate and 

replat all of Lots 15 – 32, inclusive, Cloud Peak Lane, and a Portion of Tract G, 

Greenway Park II, to create Greenway Park III, comprising 15.095-acres, more or 

less, generally located north of East 21
st
 and east of South Missouri Streets.  

Applicant:  Haystack Properties, LLC. 

 

 

Recommendation on the Greenway Park PUD Amendment, and the detailed Site Plan for Phase 

III, “The Enclave at Greenway Park”: 

 

In the absence of information that may be presented during public testimony, staff recommends 

that the Planning and Zoning Commission approve the proposed revisions to the PUD Guidelines 

for the Greenway Park PUD (Planned Unit Development); and the detailed Site Plan for Phase 

III, “The Enclave at Greenway Park,” and forward a do-pass recommendation to the City 

Council based on the findings attached as the Exhibit labeled “PUD Findings” to this staff report, 

and with the following conditions: 

 

1. All exterior lighting shall utilize full-cutoff fixtures to prevent off-site glare and light 

intrusion. 

 

2. Prior to review by the City Council, the applicant shall provide a water and sewer study 

to the Public Utilities Department for review and approval, and any necessary 

improvements resulting from the study, either on, or off-site, shall be addressed in the 

Site Plan Agreement. 

 

3. Public access easements shall be provided for all trails and pathways, and said trails and 

pathways shall be constructed to standard City standards. 
 



4. There is a discrepancy between the narrative outlining changes to Section VI(D) of the 

PUD Guidelines pertaining to allowing parking on both sides of public streets, and the 

street cross sections provided on Exhibit A (Overall Site Development Plan), which 

shows that public streets are designed for parking on only one side of the street.  Prior to 

final approval of the PUD amendments, the discrepancy shall be corrected. 

 

5. Upon final approval of amendments to the original PUD (Planned Unit Development) 

Guidelines, the applicant shall provide, to the Community Development office, a 

complete set of new PUD Guidelines, both in hard copy and digital format, which shall 

supersede and replace the previously approved Guidelines.   

 

Recommendation on the replat creating Greenway Park III: 

 

In the absence of information that may be presented during the public hearing, staff recommends 

that the Planning and Zoning Commission approve the replat creating the Greenway Park III 

Addition, and forward a “do pass” recommendation to the City Council.   

 

Code Compliance: 

 

Staff has complied with all legal notification requirements of Section 16.24 of the Casper 

Municipal Code pertaining to replats, and Sections 17.12.150 and Chapter 17.52 pertaining to 

site plans and PUD’s (Planned Unit Developments), including notification of property owners 

within three hundred (300) feet by first class mail, posting a sign on the subject property, and 

publishing a legal notice in the Casper Star-Tribune.  The Planning and Zoning Commission is 

responsible for reviewing replats and PUD amendments, and providing a recommendation to the 

City Council to approve, approve with conditions, deny, or table the proposals.  Staff has 

received twenty (20)  letters in opposition from ten (10) individuals in regard to the project, 

which have been attached as exhibits for the Planning and Zoning Commission’s review. 

 

With regard to the proposed PUD Guidelines amendment and the detailed site plan review for 

Phase III, “The Enclave at Greenway Park,” Section 17.12.150(D) of the Casper Municipal Code 

provides the review criteria for the approval of a site plan.  Those criteria include whether the 

site plan is compatible with the goals and policies of the City’s adopted plans.  Other design-

related criteria for the approval of a site plan include the following: 

 

 Promote the efficient use of land by means of a sound arrangement of buildings, safe and 

functional points of access, well planned parking circulation systems, and adequate 

sidewalks and pathways for pedestrians. 

 

 Provide for landscaping, and within high density housing complexes, usable open space, 

such as, but not limited to, bicycle paths, playground areas, courtyards, areas for active 

recreation, swimming pools, landscaping, gardens, walks, outdoor seating areas, outdoor 

picnic areas, and similar open space. 

 

 Preserve and utilize where possible, existing landscape features and amenities, and blend 

such features with the new structures and other improvements. 

 



In that the proposal involves a PUD (Planned Unit Development), Section 17.52.010 of the 

Municipal Code states that the purpose of the PUD zoning district is: 

 

“To provide opportunities to create more desirable environments through the application 

of flexible and diversified land development standards under a professional, prepared 

comprehensive plan and program.  The PUD is intended to be used to encourage the 

application of new techniques and new technology to community development which 

will result in superior living or development arrangements with lasting values.  It is 

further intended to achieve economics in land development, maintenance, streets systems, 

and utility networks while providing building groupings for privacy, usable open spaces, 

and vehicle and pedestrian circulation for the inhabitants.” 

 

Pursuant to Section 17.52.020 of the Municipal Code, the findings necessary for the approval of 

a PUD are as follows: 

 

A. Be compatible with the goals and policies of the city master plan and other applicable 

adopted plans and policies; 

 

B. Be compatible with the area surrounding the project site and place no greater demand 

on existing city facilities and services than can be furnished by the city; 

 

C.  Promote the efficient use of land by means of more economical arrangement of 

buildings, circulation systems, land uses, densities, and utilities; 

 

D. Provide for usable and suitably located open space such as, but not limited to, bicycle 

paths, playground areas, courtyards, tennis courts, swimming pools, planned gardens, 

outdoor seating areas, outdoor picnic areas, and similar open space; 

 

E. Demonstrate flexibility and quality in design to permit diversification in the location, 

type, and uses of structures; 

 

F. Combine and coordinate architectural styles, building forms, and building 

relationships within the development and in concert with adjacent and surrounding 

land and development; 

 

G. Minimize impact on adjacent zoning districts by limiting building heights, providing 

screening and/or other buffers; 

 

H. Preserve and utilize where possible, existing landscape features and amenities and 

encourage the harmonious combination of such features with structures and other 

improvements; 

 

I. Be designed and developed as a whole under the control of one owner, partnership, 

corporation, or agency; 

 

J. Consist of such a mixture of uses, density, or characteristic or creative design; 

 

K. Constitute a buffer zone between existing land uses and existing zones; 



 

L. Consist of a land area of a minimum of one and one-half acres in size; a smaller land 

area may be permitted with written approval by the Commission. 

 

Summary: 

 

Haystack Properties, LLC has applied for approval of three (3) distinct, but related actions.  The 

first request is for approval of amendments to the Greenway Park PUD (Planned Unit 

Development) Guidelines; The second portion of the request is for the approval of the detailed 

site plan for Phase III, “The Enclave at Greenway Park.”  The final request is for a replat creating 

the Greenway Park III Addition.   

 

The applicant initially applied for Planning and Zoning Commission review in November of 

2014.  At the recommendation of staff, the applicant held a neighborhood meeting on November 

20, 2014.  As a result of comments heard at the neighborhood meeting, the applicant decided to 

make several significant changes to the layout and design of the project, and requested a 

continuance to the January 27, 2015 Planning and Zoning Commission public hearing to allow 

them adequate time to alter their plans.   

 

The Greenway Park PUD (Planned Unit Development), also known as “The Preserve” is located 

north of East 21
st
 Street and east of Missouri Avenue. The original Greenway Park PUD was 

approved in 2008.  Section VI of the PUD Guidelines specified that minor changes to the PUD, 

as well as detailed site plans for each phase, are to be approved administratively by Community 

Development staff, provided detailed site plans or changes are in general conformance with the 

PUD, as approved.  Subsequent to the initial approval of the Greenway Park PUD in 2008, the 

Phase I site plan was approved in 2009, and the Phase II site plan was approved in 2012. Using 

the standards found in Section VI of the approved PUD Guidelines, along with the standards 

found in Section 17.52.130, City staff determined that both Phase I and Phase II were in general 

conformance with the approved PUD Guidelines, and were therefore, approved administratively.  

 

As stated in Section VI of the PUD Guidelines, the original Phasing Plan, boundaries and land 

use areas, as depicted, were conceptual, and subject to alteration through an administrative 

approval process.  As stated in Section 17.52.130(A)(2), it is at the discretion of the Community 

Development Director and the City Engineer to determine if a change is a substantial change 

which must be approved by the Planning and Zoning Commission and City Council, or whether 

a change is a minor change, which may be approved by the Community Development Director. 

 

When the Phase I and Phase II site plans were reviewed and administratively approved, the 

boundaries of those phases did change from the conceptual Phasing Plan, with Phase I being 

much smaller than the original conceptual plan illustrated, and Phase II being larger than the 

original conceptual plan illustrated.  The developer shifted the locations of a number of the 

dwelling units/buildings to the east, in essence, “borrowing” density from the future phases of 

development on the west side of Greenway Park.  The PUD Guidelines specified that the total 

allowable density for the entire PUD would be limited to no more than 7.3 dwelling units per 

acre. The developer was informed at the time that Phase II was approved that at the point at 

which the total the density for the Greenway Park PUD hit its maximum, then no further site 

plans or phases could be approved, and any further development or increase in density would 

require a major amendment to the Greenway Park PUD (Planned Unit Development) Guidelines.  



A major amendment to a PUD (Planned Unit Development) must be reviewed by the Planning 

and Zoning Commission and City Council, requiring the notification of neighbors and applicable 

public hearing(s).   

 

The applicant has provided a written summary of the requested changes to the PUD Guidelines, 

attached as an Exhibit, for the Commission’s reference.  Many of the changes are minor, or 

simple clean-up type changes.  The most significant changes to the PUD Guidelines are 

discussed below. 

 

The Greenway Park PUD encompasses an area of approximately 58.73-acres. Phase I consisted 

of two hundred eight (208) dwelling units, and Phase II consisted of one hundred sixty (160) 

dwelling units for a total density of 6.3 dwelling units per acre.  The original PUD allowed up to 

a maximum of four hundred twenty nine (429) dwelling units, and Phase I and Phase II together 

account for a total of three hundred sixty eight (368) dwelling units, leaving another sixty one 

(61) dwelling units that could be developed before the PUD reached its maximum allowable 

density.  The developer now wishes to construct Phase III, but would like to increase the density 

and construct one hundred thirty four (134) Big House/Mansion multi-family dwelling units, 

along with twenty-seven (27) single-family residences, for a total increase in the number of 

allowable dwelling units from four hundred twenty nine (429) to five hundred thirty (530).  At 

five hundred thirty (530) dwelling units, the overall density of the PUD would be approximately 

nine (9) dwelling units per acre.  According to Section 17.52.040 of the Municipal Code, the 

maximum permissible density for a PUD (Planned Unit Development) located adjacent to R-1 

(Residential Estate) zoning is twenty-four (24) dwelling units per acre.  The proposed change is 

significantly under the allowed maximum density. 

 

In addition to the requested increase in the number of allowable dwelling units the applicant is 

requesting a change in the type of structures that would be constructed in Phase III.  The original 

PUD presented a concept which the developer referred to at the time as “Mansion Homes.”  

Mansion homes were described as multi-family structures, consisting of three (3) dwelling units, 

and constructed to appear as a single, large residential home.  Additionally, the original PUD 

proposed that two (2) to six (6) unit, two-story townhomes would also be constructed along the 

eastern portion of the PUD.  The developer is now proposing that Phase III be constructed as 

multi-family structures that the developer refers to as a “Big House/Mansion multi-family 

concept.” The Big House/Mansion multi-family concept is a new concept for Casper, and 

according to the developer, is similar to both the Mansion Homes and the townhomes that were 

originally proposed.   The Big House/Mansion multi-family structures will be two (2) stories in 

height, and will consist of structures designed to appear as large, single-family structures 

consisting of between ten (10) and twelve (12) units per building.   

 

As was approved in the original PUD, and required by the Municipal Code, the revised PUD 

provides a buffer between the multi-family development and the existing subdivision to the east 

with landscaping, and by retaining a row of single-family residential lots, a public street 

(Yosemite Parkway) and an open space area along its eastern boundary.  The buffer is further 

enhanced by a recently constructed concrete fence around the Rustic Ridge development, and by 

the significant change in elevation between Rustic Ridge and Greenway Park. 

 

A traffic study has been completed for the project, which took into account the increase in the 

number of dwelling units, and its effect on the surrounding street network.  The traffic study 



concluded that all intersections within the study area are currently operating at a Level of Service 

(LOS) of A, and are expected to continue to operate at a LOS of A in the year 2040, following 

the completion of the development.  Furthermore, no warrants for the addition of a traffic signal 

were met as a result of the development, and no adverse traffic impacts were noted.  When the 

Greenway Park PUD (Planned Unit Development) was initially approved, a traffic study 

identified a need for a traffic light at the intersection of East 15
th

 Street and South Missouri, 

which the developer paid for and has been installed.  A drainage study and grading plan have 

also been submitted to the City Engineer, and have been approved as meeting all City 

requirements.  

 

The Comprehensive Land Use Plan is the planning document that describes the values and ideals 

expressed by the community for its future.  The Plan was created in 2000 and was based on 

approximately two (2) years of citizen meetings and visioning intended to create a set of goals 

and policies regarding land use and development in the Casper area.   

 

The Future Land Use Plan is a map element of the Comprehensive Land Use Plan that visibly 

sets the City’s policy regarding future zoning and land use patterns.  It also provides assurance 

and direction to property owners and the private development sector with respect to the desired 

development activity of specific areas.  In this case, the Future Land Use Plan element of the 

2000 Casper Area Comprehensive Land Use Plan identifies this area to be appropriately 

developed as “multi-family residential.” The Comprehensive Land Use Plan states that areas 

shown in the plan as multi-family residential are designated for apartment, condominiums, and 

similar higher density types of dwelling units.  Generally these areas are not expected to exceed 

eighteen (18) dwelling units per acre, and tend to be located near arterial streets.  The Greenway 

Park PUD (Planned Unit Development) is consistent with the Future Land Use Plan for the area. 

 

The first finding of Section 17.52.020 of the Casper Municipal Code, necessary to approve a 

PUD (Planned Unit Development), is that the PUD should be consistent with the City’s Master 

Plan (Comprehensive Land Use Plan). While the Comprehensive Land Use Plan is not a binding 

legal document, it is meant to provide general guidance when considering development 

proposals.  As page fifty three (53) of the Comprehensive Plan states, “some goals (of the plan) 

may appear to conflict with one another, particularly in the context of a specific situation, or 

when viewed from a different perspective than the context within which the policy framework 

was written.”  Although some goals and policies of the Comprehensive Land Use Plan appear to 

conflict, they do not exist in isolation, but instead relate to one another.  It is up to the Planning 

and Zoning Commission and the City Council to base its decisions, and reconcile apparent 

conflicts, using their independent judgment.   

The Comprehensive Land Use Plan establishes a list of visions, principles and goals to guide the 

City’s land use policies and decisions.  With regard to the proposed Greenway Park PUD 

amendments, and the development of Phase III, the proposals should be considered in context 

with the following applicable visions, principles and goals of the Comprehensive Land Use Plan: 

 

Vision 1:  Diverse Economy –An expanded, more diversified, and stable economy that 

continuously grows new jobs that pay a higher wage than the current average. 

Principle E – Balance Housing Supply with Demands Created by Economic Growth. 

Goal 7 – Provide a variety of housing types and densities offering convenient and 

affordable housing to meet the demands created by growth in industrial and 

commercial development. 



 

Vision 3:  Compact Development – A compact development pattern of cohesive neighborhoods 

and corridors. 

 Principle K – Direct Growth to Encourage Infill and Redevelopment. 

Goal 20 – Direct future development to underutilized or vacant parcels within the 

developed urban area where City services and infrastructure already exist. 

Goal 24 – New infill development should be consistent with existing 

development. 

 

Vision 4:  Cohesive Residential Neighborhoods – Stable, safe, easily-accessible, 

interconnected, cohesive residential neighborhoods.  

 Principle O – Minimize Changes to Existing Residential Neighborhoods. 

Goal 30 – Ensure that changes to existing residential neighborhoods are 

compatible in terms of use, design and scale, and that negative impacts are 

adequately mitigated. 

 

Vision 5:  Open Space Connections – A system of connected parks, open spaces, and trails that 

enriches the lives of citizens by providing opportunities for education, nature, art, fishing, 

wildlife observation, exercise, hiking, conservation of natural areas and social interaction.  

 Principle R – Increase the Interconnection of Open Spaces and Recreational Resources. 

Goal 34 – Develop a system of parks, open space, recreation facilities and 

residential neighborhoods interconnected by pedestrian and bicycle trails and 

greenways. 

  

Vision 8:  Distinct Character – An attractive community with a distinct character as reflected 

by the streetscape, buildings, neighborhoods, and public facilities.  

 Principle W – Protect Casper’s Character. 

  Goal 43 – Foster new development that respects the character of existing 

neighborhoods and the Casper area. 

 Principle Y – Promote High Quality Design. 

  Goal 45 – Promote excellence in site planning, architecture, and the design of 

landscaping, lighting, and signage in all commercial, industrial and residential developments. 

  Goal 46 – Ensure new developments are pedestrian friendly. 

 

Vision 9:  Attainable Housing – A community that offers a full range of housing types to meet 

the needs and expectations of people of all incomes, lifestyles, and age groups.  

 Principle Z – Provide for Adequate Attainable Housing. 

Goal 48 – Promote the availability of adequate, safe, and well-served housing for 

all age groups and populations in the Casper area. 

Goal 50 – Encourage design that mitigates potential impacts of high density 

residential development on established residential neighborhoods. 

Goal 51 – Encourage the distribution of affordable housing in order to achieve a 

diversified community. 

 

The requested replat meets or exceeds all minimum requirements of the Casper Municipal Code; 

therefore, staff is recommending in favor of its approval, without any recommended conditions.   
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Notes:

1. All areas disturbed by construction shall be graded to finish grade with topsoil, and seeded, sodded of covered

with rock mulch.  ALL AREAS OUTSIDE BEDLINES TO BE SODDED. SEE DETAIL ON SHEET L3 FOR

GRAVEL MULCH BEDS AROUND BUILDINGS.

2. All areas disturbed by the construction of the trail through the flood plain to be reseeded with native seed and

erosion control installed where necessary pursuant to the erosion control plan.

3. Plant sizes are minimums.  The contractor shall meet all size requirements listed.  Container sizes shall conform

to the requirements set by the American Standards for Nursery Stock.

4. All plant material shall conform to the latest edition of American Standard for Nursery Stock published by The

American  Association of Nurserymen.

5. The quantities in the Plant Schedule are provided to the Landscape Contractor as a convenience.  It is the

Landscape Contractors responsibility to verify all quantities and availability of plants and materials shown on the

plan and schedule prior to submitting a bid.  If selected, the Landscape Contractor shall make provisions

necessary to have the necessary material to complete the landscape installation by the established deadlines.

ACFR Acer x freemanii

Autumn Blaze Maple

25' cal.

CEOC Celtis occidentalis
Hackberry 25' cal.

FRPE Fraxinus pennsylvanica
Green Ash 25' cal.

GLTR Gleditsia triacanthos var inermis 'Skyline'
Skyline Honeylocust 25' cal.

ACGI Acer ginnala 'Flame' Amur Maple 8' CLUMP.

MASS Malus 'Spring Snow' Spring Snow Crabapple 2" cal.

PIPG
Picea pungens glauca Colorado Blue Spruce

6' min

PIGL Picea glauca. var. densata Black Hills Spruce 6' min

PINI Pinus nigra Austrian Pine 6' min

BETH

Berberis thunbergii autropurpurea nana Crimson Pygmy Barberry 5 gal.

Accent Plant

POFR Potentilla fruticosa 'Goldfinger' Goldfinger Potentilla 5 gal. Accent Plant

SPBU Spirea x bumalda 'Goldflame' Goldflame Spirea 5 gal. Accent Plant

KEY

BOTANICAL NAME COMMON NAME SIZE
NOTES

SHADE TREES

ORNAMENTAL TREES

EVERGREEN TREES

DECIDUCUS SHRUBS

SUGGESTED PLANT PALETTE

LEGEND

SINGLE TRASH ENCLOSURE 

NOT TO SCALE

1
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         January 23, 2015 

 

 

MEMO TO: Members, Planning and Zoning Commission 

 

FROM: Liz Becher, Community Development Director 

Craig Collins, AICP, City Planner 

Aaron Kloke, Planner I 

   

SUBJECT: PLN-15-001-RZ – Petition to vacate and replat all of Sunrise Hills No. 3, 

with portions of Sunrise Hills No. 9, Sunrise Hills Addition No. 12, 

Garden Creek Hills Patio Homes No. 1, and Tract A, and Harmony Hills 

No. 1, to create Harmony Hills Addition No. 2, comprising 106.16-acres, 

more or less, generally located at the southeast intersection of South 

Poplar Street and SE Wyoming Boulevard; and rezoning of said property 

from PUD (Planned Unit Development) and C-2 (General Business) to R-

2 (One Unit Residential) and PUD (Planned Unit Development).  

Applicant:  High Plains Investments, LLC. 

 

 

Recommendation on the plat: 

 

In the absence of information that may be presented during the public hearing, staff 

recommends that the Planning and Zoning Commission approve the vacation and replat 

creating the Harmony Hills Addition No. 2 Addition, and forward a “do pass” 

recommendation to the City Council with the following conditions: 

 

1. Per Municipal Code Section 16.16.020, the developer shall construct eight foot 

(8’) wide sidewalks/pedestrian pathways within the subdivision’s public access 

easements and must conform to standard City construction specifications. All 

public pedestrian access easements shall be located on adjacent lots or on 

appendages of larger open space tracts. 

 

2. Public sidewalks will be required along all streets, including South Poplar 

Street and Wyoming Boulevard. Sidewalks along South Poplar Street and 

Wyoming Boulevard shall be detached and located as far from the pavement as 

practical. If adequate right-of-way is not available, or if the Wyoming 

Department of Transportation (WYDOT) does not permit sidewalks within 

their right-of-ways, public access easements shall be provided and the 

sidewalks shall be constructed to standard City specifications within said 

easements. Interior sidewalks may either be detached sidewalks, or curb walks 

with rollover curb, at the developer’s discretion.  
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3. Prior to the development of Block 11, a PUD (Planned Unit Development) site 

plan shall be submitted for Planning and Zoning Commission and City Council 

review and approval. 

 

4. Curb cuts and access to Wyoming Boulevard and South Poplar Street shall be 

prohibited for individual lots.  All lots that have frontage on either Wyoming 

Boulevard or South Poplar Street shall obtain access from interior streets. 

 

5. A traffic study has been commissioned.  Prior to final approval by the City 

Council, the traffic study shall be approved by the City Engineer, and the 

applicant shall agree to all necessary on or off-site traffic improvements 

identified as necessary by said study. 

 

6. Prior to review by the City Council, a drainage study and grading plan shall be 

submitted to the City Engineer for review and approval. 

 

7. The Walnut Street and Harmony Road water line shall be looped through the 

open space (Tract 2) to Goodstein Drive or into Sunrise Hills No. 5 to provide 

redundant utility service for the fifty-three (53) lots which have a single point 

of access and a single water line servicing the area. 

 

8. The new 12-inch transmission water main traversing from Wyoming 

Boulevard, south to the Sunrise Hills No. 2 tanks was installed in 2012.  This 

line shall be relocated within dedicated right of ways, at the Owner’s sole 

expense. 

 

9. Prior to the review by City Council, the certificate of dedication language shall 

explicitly dedicate all roads, streets, and utility and pedestrian access easements 

to the public. 

 

Recommendation on the zone change: 

 

In the absence of information that may be presented during the public hearing, staff 

recommends that the Planning and Zoning Commission approve the request to rezone the 

properties described below, as follows, and forward a “do-pass” recommendation to the 

City Council: 

 

1. Tracts 2, 5, 6, 7, 8, and 10 shall be zoned R-2 

2. Block 8, Lots 1 – 31 shall be zoned R-2 

3. Block 9, Lots 1 – 15 shall be zoned R-2 

4. Block 11, Lot 1 shall be zoned PUD 
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Code Compliance: 

 

Staff has complied with all requirements of Section 16.24 and Section 17.12.170 of the 

Casper Municipal Code pertaining to replats and zone changes, including notification of 

property owners within three hundred (300) feet by first class mail, posting of the 

property, and publishing legal notice in the Casper Star-Tribune.  At the time the staff 

report was prepared, staff had not received any public comments on this case.  The 

Commission is responsible for reviewing replats and zone changes, and providing a 

recommendation to the City Council to approve, approve with conditions, deny, or table the 

proposal. 

 

Summary: 

 

High Plains Investments, LLC has applied to replat 106.16-acres to create the Harmony 

Hills Addition No. 2. The subject property is currently undeveloped and is zoned C-2 

(General Business) and PUD (Planned Unit Development). The requested replatting 

comprises all of Sunrise Hills No. 3, portions of Sunrise Hills No. 9, Sunrise Hills 

Addition No. 12, Garden Creek Hills Patio Homes No. 1 and Tract A, and Harmony Hills 

No. 1 to create one hundred and seventy two (172) new lots. These lots range in size from 

11.41 acres to 5,625 square feet and are intended for both commercial and residential land 

uses. Surrounding zoning in the area is R-1 (Residential Estate) to the east and south, and 

R-2 (One Unit Residential) to the southeast. Land uses in the immediate area are 

predominately single family residential. Open space, commercial uses, and educational 

land uses exist north of the subject property across SE Wyoming Blvd. 

 

Section 16.16.020 of the Casper Municipal Code outlines block length standards for 

residential subdivisions. It states that blocks greater than 500 feet in length must provide 

pedestrian connectivity through the provision of public access easements and a pathway 

with a minimum paved width of eight (8) feet. Recommended condition of approval 

number one (1) upholds these standards to ensure the construction of said pedestrian 

pathways. In addition, while the applicant disagrees, staff recommends that these public 

access easements take place within adjacent lots or appendages of larger open space tracts 

rather than the creation of smaller individual tracts between lots. Recommended condition 

of approval number two (2) ensures the construction of detached sidewalks along South 

Poplar and SE Wyoming Blvd, in addition to the provision of interior sidewalks along 

local streets.  Both South Poplar and SE Wyoming Blvd are high volume streets, and for 

pedestrian safety and comfort, sidewalks should be constructed as far from the streets as 

possible. The applicant has shown concerns that the Wyoming Department of 

Transportation (WYDOT) would not allow sidewalks along Wyoming Boulevard due to 

safety concerns. In August of 2013, the Casper Area Metropolitan Planning Organization 

(MPO) conducted a feasibility study, with oversight from WYDOT, for a sidepath along 
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the entire length of Wyoming Boulevard. The construction of detached sidewalks along 

Harmony Hills No. 2 would provide a logical connection for this sidepath.  

 

High Plains Investments, LLC has requested a zone change of multiple lots currently 

zoned as C-2 (General Business) and PUD (Planned Unit Development). The zone 

change requested would change portions of land zoned as C-2 (General Business) to PUD 

(Planned Unit Development) and change portions of land zoned as PUD (Planned Unit 

Development) to R-2 (One Unit Residential). Specific zoning for individual lots is 

described under the recommendation section of this staff report (above), and the attached 

maps are illustrative of the proposed rezoning request. 

 

Recommended condition of approval number three (3) reiterates the requirement that 

properties zoned PUD (Planned Unit Development) must obtain site plan approval from 

the Planning and Zoning Commission and the City Council prior to development.  Much 

of the area involved in this case is already zoned PUD, however, there is no existing, 

approved site plan.  At this time, the applicant does not have plans finalized for the 

development of Block 11. 

 

Recommended condition number four (4) prevents individual lots in Harmony Hills No. 2 

from accessing either Wyoming Boulevard or South Poplar Street directly.  Both streets 

are high volume collectors/arterials, meant to move traffic at higher speeds.  Access to 

those lot with frontage on Wyoming Boulevard and South Poplar Street shall only be 

permitted from the interior streets. 

 

Recommended conditions five (5) and six (6) require the submittal and approval of a 

traffic study, a drainage study and a grading plan prior to City Council review.  Any 

recommendations or requirements that are identified by those studies will be incorporated 

into the Subdivision Agreement which is executed between the applicant and the City 

Council. 

 

Recommended conditions seven (7) and eight (8) serve to ensure utility service to the 

subdivision. Recommended condition seven (7) requires that the water line serving the 

fifty-three (53) lots on South Walnut and Harmony Road be looped, to provide redundant 

water service in case of a disruption of service, such as a water main break.  Condition 

eight (8) requires the developer to relocate an existing water transmission line, at their 

expense. Finally, recommended condition nine (9) ensures that all easements are 

dedicated to the public. 

 

The Comprehensive Land Use Plan is the planning document that describes the values 

and ideals expressed by the community for its future.  The Plan was created in 2000 and 

was based on approximately two (2) years of citizen meetings and visioning intended to 

create a set of goals and policies regarding land use in the Casper area.  Whenever a zone 
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change is proposed, the Planning and Zoning Commission should base its decision on 

whether to approve it on the criteria expressed in the Comprehensive Land Use Plan.  

Furthermore, Section 17.12.170 of the Casper Municipal Code specifies that staff must 

review zoning applications in context with the approved Comprehensive Land Use Plan, 

and provide a recommendation to the Planning and Zoning Commission based on 

whether the zoning proposal conforms to the Plan.  

 

The Future Land Use Plan (Pg. 121 of the Casper Area Comprehensive Plan) is a map 

element of the Comprehensive Land Use Plan that visibly sets the City’s policy regarding 

future zoning and land use patterns.  It also provides assurance and direction to property 

owners and the private development sector with respect to the desired development 

activity of specific areas.  In this case, the Future Land Use Plan element of the 2000 

Casper Area Comprehensive Land Use Plan identifies this area to be appropriately 

developed as “general commercial”, “multi-family”, and “high-density single family”.  

 

The Comprehensive Land Use Plan states that areas shown in the plan as “general 

commercial” should be designated for retail, trade, service uses, and offices. Currently, 

the portion of land west and northwest of the proposed zoning changes is zoned C-2 

(General Business). This zoning district is for the purpose of the development of a wide 

variety of commercial uses and also permits multi-family residential and single-family 

dwellings.  

 

The Land Use Plan states that areas shown in the plan as “multi-family” and “high-

density single family” should be designated for single family attached dwellings including 

duplexes and townhomes, and apartments and condominiums. The proposed R-2 (One 

Unit Residential) zoning district is for the purpose of the development of residential lots, 

which are a less intensive use of land. While the proposed R-2 (One Unit Residential) 

zoning of the property is not in keeping with the projected multi-family and high-density 

use of the property, staff supports this zone change as it will allow infill development of 

an otherwise vacant plot of land, and will provide a good transition from the large estate 

lots on the south to the commercial property to the north. In addition, the proposal still 

maintains a large portion of land zoned as C-2 (General Business), which does allow a 

wide range of residential densities including multi-family dwellings. 

 

The former PUD (Planned Unit Development) was created without a site plan and 

guidelines to direct the development of the PUD area. The applicant understands that a 

site plan is needed along with a public hearing and approval by the Planning & Zoning 

Commission and the City Council to develop this land in the future.  

 

The Comprehensive Land Use Plan establishes a list of visions, principles and goals to 

guide the City’s land use policies and decisions.  With regard to the current proposal, the 
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zone change to R-2 (One Unit Residential) is supported by the following visions, 

principles, and goals: 

 

Vision 1:  Diverse Economy – An expanded, more diversified, and stable local economy 

that continuously grows new jobs that pay a higher wage than the current average.   

 

Principle E – Balance Housing Supply with Demands Created by Economic 

Growth. 

 

Goal 7 – Provide a variety of housing types and densities offering 

convenient and affordable housing to meet the demands created by growth 

in industrial and commercial development. 

 

Vision 3:  Compact Development – A compact development pattern of cohesive 

neighborhoods and corridors. 

 

 Principle K – Direct Growth to Encourage Infill and Redevelopment. 

 

Goal 20 – Direct future development to underutilized or vacant parcels 

within the developed urban area where City services and infrastructure 

already exists. 

 

Vision 4:  Cohesive Residential Neighborhoods – Stable, safe, easily-accessible, 

interconnected, cohesive residential neighborhoods. 

 

 Principle O – Minimize Changes to Existing Residential Neighborhoods 

 

Goal 30 – Ensure that changes to existing residential neighborhoods are 

compatible in terms of use, design and scale, and that negative impacts are 

adequately mitigated. 

 

 

The proposed R-2 (One Unit Residential) zoning district allows for the development of 

any and all of the following permitted uses:  

 

1. Conventional site-built single-family dwellings and manufactured homes with 

siding material consisting of wood or wood products, stucco, brick, rock, or 

horizontal lap wood, steel or vinyl siding; 

2. Day-care, adult; 

3. Family child care home; 

4. Parks, playgrounds, historical sites, golf courses, and other similar recreational 

facilities used during daylight hours;  
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5. Schools, public, parochial, and private elementary, junior, and senior high; 

6. Neighborhood assembly uses; 

7. Neighborhood grocery; 

8. Group home; 

9. Church. 

  

The existing C-2 (General Business) zoning district allows for the development of any 

and all of the following permitted uses: 

 

1. Animal clinics and animal treatment centers; 

2. Apartments located within a business structure;   

3. Arcades/amusement centers 

4. Assisted living; 

5. Automobile park, sales area or service center; 

6. Automobile service stations; 

7. Banks, savings and loans, and finance companies; 

8. Bars, taverns, retail liquor stores, and cocktail lounges; 

9. Bed and breakfast: 

10. Bed and breakfast homestay; 

11. Bed and breakfast inn; 

12. Business, general retail; 

13. Chapels and mortuaries; 

14. Churches; 

15. Clubs or lodges; 

16. Convenience establishment, medium volume; 

17. Dance studios; 

18. Day care, adult; 

19. Child care center; 

20. Family child care center - zoning review; 

21. Family child care home; 

22. Family child care home - zoning review; 

23. Electrical, television, radio repair shops; 

24. Grocery stores; 

25. Group homes; 

26. Homes for the homeless (emergency shelters); 

27. Hotels, motels; 

28. Neighborhood grocery; 

29. Offices, general and professional; 

30. Pet shops; 

31. Medical laboratories, clinics, health spas, rehabilitation centers, real estate 

brokers, insurance agents; 

32. Parking garages and/or lots; 
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33. Parks, playgrounds, historical sites, golf courses, and other similar recreational 

facilities; 

34. Pawn shops; 

35. Personal service shops; 

36. Pharmacies; 

37. Printing and newspaper houses; 

38. Reception centers; 

39. Recreation centers; 

40. Restaurants, cafes, and coffee shops; 

41. Retail business; 

42. Sundry shops and specialty shops; 

43. Theaters, auditoriums, and other places of indoor assembly; 

44. Thrift shops; 

45. Vocational centers, medical and professional institutions; 

46. Neighborhood assembly uses; 

47. Regional assembly uses; 

48. Branch community facilities; 

49. Neighborhood grocery; 

50. Conventional site-built and modular single and multi-family dwellings, and 

manufactured homes. 

 

This proposed replat and rezoning meets all the requirements of the Casper Municipal 

Code, therefore staff is recommending in favor of its approval.  
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          January 23, 2015 

 

MEMO TO: Members of the Planning and Zoning Commission 

 

FROM: Liz Becher, Community Development Director 

Craig Collins, AICP, City Planner 

Aaron Kloke, Planner I 

 

SUBJECT: PLN-15-003-C – Petition for a Conditional Use Permit for a mobile home, for 

security reasons, in an M-1 (Limited Industrial) zoning district, on Lots 16-17, 

Block 2, Burlington Addition, located at 440 North Washington Street.  

Applicant:  Dasa Moore and Jessica Moore. 

 

 

Recommendation: 

 

In the absence of information that may be presented during the public hearing, staff recommends 

that the Planning and Zoning Commission approve the request for a Conditional Use Permit for a 

mobile home, for security reasons, in an M-1 (Limited Industrial) zoning district, located at 440 

North Washington Street, with the following conditions: 

 

1. Prior to the placement of a mobile home on the property, a legitimate, properly designed, 

and functioning business shall exist on the site. 

 

2. The business on the site shall be required to obtain site plan approval, and shall meet all 

minimum standards of the Casper Municipal Code, including, but not limited to, 

landscaping, paving, buffering, screening, parking and access. 

 

3. Pursuant to Section 17.84.030 of the Casper Municipal Code, the mobile home shall only 

be occupied as necessary for safety or security reasons, in conjunction with the principal 

business use of the property, and shall be occupied only by persons responsible for 

security in the principal use. If said business is ever discontinued, or if ownership of the 

business portion of the property is separated from the residential portion of the property, 

the mobile home shall be immediately removed from said property, with or without 

notice from the City.   

 

4. Pursuant to Section 17.12.240(I) of the Casper Municipal Code, if the Conditional Use 

Permit has not been exercised, and all requirements completed within a year from the date 

of issuance, the Conditional Use Permit shall be void, and have no further force or effect. 

 

Code Compliance: 
                                                                                                                                                                                                                                                                                                                                                                                                                                      

Staff has complied with all requirements of Section 17.12.240 of the Casper Municipal Code 

pertaining to Conditional Use Permits, including notification of property owners within three 



hundred (300) feet by first class mail, posting of the property, and publishing legal notice in the 

Casper Star Tribune.  Staff has not received any public comment regarding this case. 

 

Section 17.12.240(G) of the Casper Municipal Code states that no conditional use permit shall be 

granted unless the Commission finds the following: 

 

1. The Conditional Use is consistent with the spirit, purpose, and intent of this Title; 

will not substantially impair the appropriate use of neighboring property; and will 

serve the public need, convenience, and welfare; 

 

2. The Conditional Use is designed to be compatible with adjacent land uses and the 

area of its location. 

 

When making the decision for a Conditional Use Permit, the Commission shall consider the scale 

of the operation and relationship to other similar issues as expressed in the six (6) considerations 

outlined in Section 17.12.240(H) as listed below. 

 

a. Area and height to be occupied by buildings or other structures. 

 

b. Density of the proposed use in terms of units per acre and the number of offices, 

employees, occupants, or all three. 

 

c. Volume of business in terms of the number of customers per day. 
 

d. Increased traffic congestion or hazard caused by the use which may be over and above 

normal traffic for the area, as determined by the City Engineer and Community 

Development Director. 
 

e. Location of use with respect to the same or similar uses within a three hundred foot 

(300’) radius of the perimeter of the described property. 
 

f. Any other criteria affecting public health, safety, and welfare, as provided for by written 

rules of the Commission. 
 

Pursuant to Section 17.12.240(I) of the Casper Municipal Code, the Commission may impose 

reasonable conditions on a Conditional Use Permit, including, but not limited to, time 

limitations, requirements that one or more things be done before construction is initiated, or 

conditions of an ongoing nature.  By way of illustration, not limitation, the following limitations 

or modifications can be placed upon a Conditional Use Permit, to the extent that such conditions 

are necessary to insure compliance with the criteria of Section 17.12.240(G) and (H): 

 

1. Size and location of site; 

2. Street and road capacities in the area; 

3. Ingress and egress to adjoining public streets; 

4. Location and amount of off-street parking; 

5. Internal traffic circulation systems; 



6. Fencing, screening, and landscaped separations; 

7. Building bulk and location; 

8. Usable open space; 

9. Signs and lighting; and, 

10. Noise, vibration, air pollution and other environmental influences. 

 

Summary: 

 

Dasa Moore and Jessica Moore have applied for a Conditional Use Permit for the placement of a 

mobile home, for security reasons, in an M-1 (Limited Industrial) zoning district, located at 440 

North Washington Street, on the property described as Lots 16-17, Block 2, Burlington Addition.  

The subject property is currently vacant, consists of two platted lots, each approximately 3,250 

square feet in area, and is zoned M-1 (Limited Industrial).  Residential uses are not listed as 

permitted uses in the M-1 (Limited Industrial) zoning district.  All surrounding zoning in the area 

is M-1 (Limited Industrial).  The land uses in the area are a mix of non-conforming residential 

uses and industrial/commercial uses.  Section 17.80.030 of the Casper Municipal Code lists 

“manufactured homes (mobile), necessary for safety or security reasons, in conjunction with the 

principal use and occupied only by persons responsible for security in the principal use and 

employed by the industry or business conducting the principal use,” as a Conditional Use in the 

M-1 (Limited Industrial) zoning district, requiring the approval of the Planning and Zoning 

Commission pursuant to the procedures and necessary findings of Section 17.12.240 of the 

Municipal Code.   

 

The applicants have stated that they intend to operate an outdoor storage business on the 

property, and that the mobile home would be utilized for security purposes.  To date, no outdoor 

storage business has been shown to be operating on the property.  Staff has included several 

recommended conditions of approval for the Planning and Zoning Commission’s consideration.  

 

The first recommended condition of approval requires proof that the applicants are operating a 

functioning business on the property to ensure that the approval of a Conditional Use Permit for a 

mobile home for security purposes is for a legitimate reason, and not being used to circumvent 

the Municipal Code’s prohibition on residential uses in the M-1 (Limited Industrial) zoning 

district.  The mobile home will not be eligible to receive the necessary building permits for 

placement on the lot and occupancy until the business is approved and functioning. 

 

Staff’s second recommended condition requires that the outdoor storage business obtain site plan 

approval so that issues such as paving, access, screening and fencing can be properly designed 

and constructed.  The third condition reiterates the Municipal Code’s requirement that the 

purpose of allowing a mobile home in the M-1 (Limited Industrial) zoning district must be 

related to security for a business.  If it is found that the mobile home is not being utilized for 

security for a functioning business, then the Conditional Use Permit will become void, or be 

revoked, and the mobile home will have to be immediately removed from the property. 

 

The final condition of approval reiterates the requirement of Section 17.12.240(I) which states 

that the Conditional Use Permit must be “exercised” and all work completed within a year, or the 



Conditional Use Permit becomes void, and of no further effect.  In this case, “exercised” means 

that all conditions of approval will have been met and are of a continuing nature.   

 

The general area surrounding the subject property has many non-conforming residential uses.  

Section 17.12.010 of the Municipal Code states: 

 

“It is the intent of this title to permit legal nonconforming lots, structures, or uses to 

continue until they are removed or abandoned but not to encourage their continuance.” 

 

Most of the non-conforming residential structures in this area pre-date the current regulations 

prohibiting residential uses under the area’s current zoning classification.  The Comprehensive 

Land Use Plan shows the desired long-term land use of this area to be industrial; therefore, a 

zone change of the area to make the existing residences permitted uses could not be supported at 

this time.  The Comprehensive Land Use plan will be updated within the next 1-2 years, and this 

particular area needs to be studied to determine if the Plan should change with respect to the 

desired future zoning of this area.  It is possible that, given the number of residences in this area, 

the future land use designation of the area could be changed to encourage the existing residential 

uses to continue as conforming, permitted uses.     

 

 

Recommended Motion: 

 

Staff has prepared the following motion for the Commission’s consideration:  

 

Case number PLN-15-003-C, a Conditional Use Permit for a mobile home, for security reasons, 

in an M-1 (Limited Industrial) zoning district, located at 440 North Washington Street, should be 

granted, with Conditions #1 - #4, listed above, for the following reasons:   

 

1. The Conditional Use is consistent with the spirit, purpose, and intent of this Title; 

will not substantially impair the appropriate use of neighboring property; and will 

serve the public need, convenience, and welfare; 

 

2. The Conditional Use is designed to be compatible with adjacent land uses and the 

area of its location. 

 

Furthermore, the Planning and Zoning Commission finds that:  

 

a. The area and height of a mobile home are smaller, and lower, than most of the 

surrounding structures in the surrounding area.   

 

b. The density of the proposed use in terms of units per acre and occupants would not be 

out of character or excessive as compared to the existing surrounding land uses in the 

immediate area. There are multiple residential structures located in proximity to the 

subject property.   

 



c. The requested Conditional Use Permit is for a mobile home, to be used for security 

purposes for a storage business, which is considered to be a permitted use, by right, in 

the M-1 (Limited Industrial) zoning district.  The volume of business is not a 

consideration with respect to the security residence.                                                                                                                                                                 

 

d. There will not be unreasonable congestion or a traffic hazard caused by the proposed 

mobile home on the subject property, as determined by the City Engineer and the 

Community Development Director.  

 

e. The general area surrounding the subject property is a mix of residential, industrial, 

and commercial land uses. Based on available information, there are no active 

Conditional Use Permits for security residences within a three hundred (300) foot 

radius of the subject property. 

 

f. There are no other criteria, affecting public health, safety, and welfare, as provided for 

by written rules of the Commission. 
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          January 23, 2015 

 

MEMO TO: Members of the Planning and Zoning Commission 

 

FROM: Liz Becher, Community Development Director 

Craig Collins, AICP, City Planner 

Aaron Kloke, Planner I 

 

SUBJECT: PLN-15-004-C – Petition for a Conditional Use Permit for an off-premises sign 

(billboard), in a C-2 (General Business) zoning district, on Lot 3, Scotthill Ret 

Center Phase II, Lot 3, located at 4710 East 2
nd

 Street.  Applicant:  Powder River 

Partners, LLC. 

 

 

Recommendation: 

 

Staff recommends that the Planning and Zoning Commission continue Case # PLN-15-004-C to 

the February 24, 2015 public hearing.    

 

 

Summary: 

 

Powder River Partners, LLC has applied for a Conditional Use Permit to install an off-premises 

sign (billboard) in a C-2 (General Business) zoning district, located at 4710 East 2
nd

 Street, at the 

southeast corner of the Perkins Restaurant property.  In an e-mail dated January 19, 2015, the 

applicant’s representative, Lamar Signs, requested a continuance of the case in order to provide 

some additional information for the Planning and Zoning Commission pertaining to the requested 

Conditional Use Permit. 
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